
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

P.A.S.: Special Permit #1939 DATE: October 3, 2001
Nebraska Heart Hospital

PROPOSAL: To develop a hospital and a medical office building.

WAIVER REQUESTS: None

LAND AREA: 20.01 acres, more or less

CONCLUSION: The proposed health care facility generally conforms with the directives
in the Comprehensive Plan, provided changes and corrections are
made to the plans. Without a study analyzing the impact this
development will have on S. 91st Street and Heritage Lakes Drive, the
Department of Public Works & Utilities cannot determine what changes
are needed to the driveways and street design. This application should
be deferred until additional information is provided.

Change of Zone #3320, Annexation #01006, Appian Way Preliminary
Plat #01006, and Heritage Lakes Preliminary Plat #01004 must be
approved before the facility can be built.

RECOMMENDATION:  Deferral

GENERAL INFORMATION:

LEGAL DESCRIPTION: A portion of Lot 82 I.T., located in Section 23, T9N, R7E of the 6th

P.M., Lancaster County, Nebraska, and more particularly
described in the attached legal description.

LOCATION: The corner of the future alignment of S. 91st Street and the proposed
Heritage Lakes Drive.

APPLICANT: Nebraska Heart Hospital, P.C.
1500 S. 48th Street - Suite 800
Lincoln, NE 68506

OWNER: Andermatt, L.L.C. and Eiger Corp.
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CONTACT: Mark Palmer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508

EXISTING ZONING: AG Agricultural. If Change of Zone #3320 is approved, the zoning would
become R-3 Residential.

EXISTING LAND USE: Vacant land.

SURROUNDING LAND USE AND ZONING: 

North: AG Fields
South: AG Fields
East: AG Fields
West: AG Fields being graded for development.

If the Appian Way Preliminary Plat #01006 and Change of Zone #3320 are approved, the
property would have R-3 to the north and east, B-5 to the west, and AG to the south.

ASSOCIATED APPLICATIONS: Change of Zone #3320, Annexation #01006, Appian Way
Preliminary Plat #01006, and the Heritage Lakes Preliminary Plat #01004.

HISTORY: April 4, 2001 Olsson Associates submitted Heritage Lakes
Preliminary Plat #01004.

Sept. 19, 2001 Planning Commission recommends approval for
Appian Way: Preliminary Plat #01006, Change of Zone
#3320, Change of Zone #3285, Annexation #01006,
and Use Permit #140.

COMPREHENSIVE PLAN SPECIFICATIONS: The Land Use Plan designates this area as
Urban Residential. The Southeast Lincoln/Highway 2 Subarea Plan designates this area as
Urban Residential. Properties north and south of this site are designated Special Residential.

From the Southeast Lincoln/Highway 2 Subarea Plan:

Special Residential: could include churches, domiciliary care facilities, retirement
apartments, child care facilities, townhomes or other uses permitted by special permit in
residential districts. In more urban settings, which are further from existing single family
residences, apartments may also be appropriate. There may be additional areas which are
appropriate for these types of uses. They may be identified through future special permit
applications, such as the various types of housing discussed in the plans for Campbell’s
Nursery at 56th and Pine Lake Road. (p 10)
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From Chapter VI of the Comprehensive Plan - Community Facilities:

3. Health Services
Goals
• Actively encourage the prevention of disease, disability, premature death, property loss,
and social dysfunctions in order to enhance the quality of life.
• Develop Lincoln as the center for a network of regional health care services.

Lincoln and Lancaster County are served by three hospitals and the Veteran's Administration
Medical Center. Minor emergency medical services are also provided at several private
facilities dispersed through the community. Emergency medical transportation services are
provided through a combination of private and public providers. There are also a number of
other specialized health care facilities, such as nursing homes, rehabilitation centers, and
retirement centers.
The Health Care Industry is very important to the economy and well-being of the community.
The expansion of the industry can be anticipated during the planning period. However, the
expansion of major health care institutions in the developed areas of the community will have an
impact upon abutting neighbors of the property. Health care institutions are encouraged to reduce
the impacts of planned expansion on the neighborhood and the  community as a whole; to
notify
neighbors and the community about long range institutional plans; and to coordinate long range
institutional plans with the long range land use and capital improvement plans of the city. (p 171; emphasis
added)

UTILITIES: Neither sewer nor water are available now, but utilities are provided in the
Conditional Annexation and Zoning Agreement associated with Annexation #01006.

TOPOGRAPHY: Sloping from north to south, with a drainage way along the eastern edge of
the site. 

TRAFFIC ANALYSIS: S. 91st Street is identified as a minor arterial in the future Functional
Street and Road Classification. The proposed Heritage Lakes Drive is designed as a local
residential street with 60' width.

PUBLIC SERVICE: The closest fire stations are at S. 84th Street and South Street or S. 48th

Street and Highway 2.

REGIONAL ISSUES: None apparent.

ENVIRONMENTAL CONCERNS: Stormwater runoff from parking lots into wetlands.

AESTHETIC CONSIDERATIONS: Transition from this property to proposed residential uses
to the east. Parking lots as gateway to the neighborhood.



Special Permit #1939 Page 4

ALTERNATIVE USES: Residential lots, as proposed in the Heritage Lakes Preliminary Plat
No. 01004, which was submitted on April 4, 2001. The applicant has yet to respond to the
Planning Director’s letter.

ANALYSIS:

1. The Southeast Lincoln/Highway 2 Subarea Plan indicated that there may be additional
areas appropriate for Special Residential uses. This site is not designated as Special
Residential, therefore the application should clearly meet the standards in the Zoning
Ordinance and promote the goals outlined in the Comprehensive Plan.

2. The Zoning Ordinance States:

27.63.080 Permitted Special Use: Health Care Facilities.
Health care facilities may be allowed by special permit in the R-1, R-2, R-3, R-4, R-5, R-6,
R-7, R-8, O-1, O-3, B-1, B-2, B-3, H-3, or I-1 zoning districts under the following conditions:

(a) Parking. Parking shall be in conformance with Chapter 27.67; additional parking
requirements may be imposed. Traffic may be required to be discharged into a major street as
designated in the Comprehensive Plan, or into a classified collector. No parking shall be permitted
in required front or side yards; all parking shall be screened.

The parking requirements for medical offices are one stall per 225 square feet.
The proposed 40,000 square foot building requires 178 spaces. Hospitals
require one space per 2.5 beds, plus one space per employee on the largest
shift. The applicant has not indicated the number of beds. 

No parking is proposed in the required front or side yards. 

The proposed screening does not meet Design Standards.

(b) Yard and area regulations.
(1) Buildings shall not occupy over thirty-five percent of the total land area
covered by the special permit.

The proposed buildings occupy 15.5% of the total land area.

(2) Yards abutting a nonresidential district shall be the same as those required in said
abutting district.
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The yards do not abut a nonresidential district. The site plan depicts a 50'
setback along S. 91st Street, which matches that required in the B-5 zoning
across the street.

(3) Any yard abutting a residential district or located wholly or partially in a
residential district shall be the greater of ten feet or that required in the said abutting district,
plus an additional one foot setback for each one foot of height shall be provided between
the yard line and the wall nearest the yard line for that portion of the building exceeding
twenty feet in height.

No elevations or maximum heights have been provided.

(4) Required front and side yards shall be landscaped.

The landscape plan depicts street trees and parking lot screening. The Design
Standards do not specify how the required yards shall be landscaped, however
the plan as submitted is inadequate. Landscaping which meets the
requirements for “required yards, open space areas, malls and around
proposed buildings in the O-3, B-2, B-5, I-2 and I-3 districts” would be
appropriate here. For every 10,000 square feet of building coverage or fraction
thereof, the site must provide 4 deciduous trees with a design spread of 30' and
400 square feet of shrub coverage. 

(5) The City Council may increase or decrease these requirements with consideration given
to both facilities and adjacent environment.

No adjustments have been requested.

(c) The proposed health care facility shall conform to all applicable state and federal
requirements.
(d) The location of health care facilities shall be readily accessible to the area served. Such facilities
should be located on major streets near the center of the area to be served.

The application indicates that this facility is intended to be a specialty heart
hospital: “The Nebraska Heart Institute serves an area which is virtually
statewide, but which is centered in southeast Nebraska. The location near
Highway 2 is easily accessible to patients in the region...” S. 91st Street will be
a major street, once it is constructed. 
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3. Unlike many of Lincoln’s health care facilities, the proposed Heart Hospital is not
adjacent to currently existing residential uses. This presents an opportunity to obviate
conflicts between the proposed institutional use and the proposed residential to the
east. The site plan should include a substantial landscaped buffer along its eastern
boundary.

4. This application takes access to streets which do not exist and are not yet approved.
The Heritage Lakes Preliminary Plat #01004 provides the design specifications for
Heritage Lakes Drive and the Appian Way Preliminary Plat #01006 specifies the new
alignment for S. 91st Street. Both streets must be constructed before this site receives
building permits. Both streets must be designed to accommodate this use.

5. Health care facilities are not permitted in the AG zoning district. Change of Zone
#3320 (AG to R-3) must be approved prior to building permits.

6. As the gateway to the proposed residential neighborhood, the site should provide  an
aesthetically pleasing streetscape. The parking should be located behind the medical
office building or be pushed farther back from the residential street. 

7. The bicycle trail was placed along the east side S. 91st Street so that there would be
fewer conflicts with vehicles. The trail should be shown on the plan and it should cross
the entrance driveways outside the curb radii.

8. The proposed drainage facilities simply route water from the parking lots and rooftops
into the existing wetlands to the south. The facilities should incorporate native plantings
and/or constructed wetlands to filter pollutants from stormwater before it is outletted
offsite.

9. This land is covered by the Conditional Annexation and Zoning Agreement for
Annexation #01006. This site generates more trips than were allotted to the residential
uses originally proposed. The applicant proposes transferring 40 trips from the
commercial trip cap in order to make up the deficit. The calculations were based on
a 68,000 square foot hospital but the applicant is requesting a future expansion to
95,000 square feet. The expansion generates an additional 25 trips, which must also
also be deducted from the commercial trip cap. Any future expansions of this facility
shall further reduce the commercial trip cap.

10. If there is to be a covered walkway between the buildings, it should be shown on the
site plan.

11. The Department of Public Works & Utilities notes that driveways and locations must
be analyzed in relation to the changes in traffic patterns caused by this development.
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This analysis cannot be done without an intersection study, which has not yet been
provided.

If, after holding a public hearing, the Planning Commission determines that the application
should be approved, the following conditions are suggested:

CONDITIONS:

Site Specific:

1. This approval permits a 95,000 square foot health care facility 80 beds and a 40,000
square foot medical office building, with a combined P.M. Peak trip cap of 234.

General:

2. Before receiving building permits:

2.1 The permittee shall complete the following instructions and submit the
documents and plans to the Planning Department office for review and
approval.

2.1.1 A revised site plan showing the following revisions:

2.1.1.1 Dimension right of way adjacent to the permit area.

2.1.1.2 Show the 10' wide bike trail along S. 91st Street. Add a
note to the site plan indicating that the entrance drives
shall delineate the trail in opaque paint. Locate the trail
outside the curb radii.

2.1.1.3 Dimension the canopy and the helicopter pad. 

2.1.1.4 Differentiate required yards from the proposed setbacks.
This will be helpful when a sign plan is proposed.

2.1.1.5 Add a note indicating that a signing plan shall be
approved in accordance with Section 27.69.260 L.M.C.
and that no signs shall be permitted in required yards.

2.1.1.6 Provide the existing topography on the grading plan, not
the topography proposed with Preliminary Plat #01004.
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2.1.1.7 Provide calculations for the required parking on the site
plan. Indicate the number of stalls which are above the
minimum required. Correct the total stall count to 452.

2.1.1.8 In Notes 1 and 2, delete “and to be reviewed at the time
of the building permit process.”

2.1.1.9 Add a note to the site plan stating “The proposed health
care facility shall conform to all applicable state and
federal requirements.”

2.1.1.10 Dimension the lot lines.

2.1.1.11 Revise the sheet count on the site plan.

2.1.1.12 Provide a 50' landscaped buffer along the eastern edge
of the property. 

2.1.1.13 Provide building elevations for the purposes of
determining setback requirements.

2.1.1.14 Place the office building along the Heritage Lakes Drive
frontage and relocate the parking behind it.

2.1.1.15 Add a note indicating that there shall be a maximum of
234 P.M. peak hour trips on this site. Any future
expansions shall reduce the maximum P.M. peak hour
trips allotted in the Conditional Annexation and Zoning
Agreement approved with Annexation #01006.

2.1.1.16 In the required yards and the open space areas, provide
landscaping which meets the requirements of Section 7.6
of Design Standards for Screening and Landscaping.

2.1.1.17 Grading, drainage, parking layout, intersection analysis,
curb cuts, access, and utilities acceptable to the
Department of Public Works & Utilities. 

2.1.1.18 Provide utility easements as requested by LES.

2.1.1.19 Provide fire hydrants acceptable to the Fire Department.
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2.1.1.20 Revise the street width and design of Heritage Lakes
Drive in accordance with an intersection study acceptable
to the Department of Public Works & Utilities. 

2.1.2 A landscape plan approved by the Director of Planning with plant
materials acceptable to Parks & Recreation.

2.1.3 A final site plan with 5 copies as approved.

2.2 The construction plans comply with the approved plans.

2.3 Change of Zone #3320 shall be approved.

2.4 S. 91st Street and Heritage Lakes Drive shall be constructed adjacent to the
property.

2.5 The total commercial trips allowed in Use Permit #140 and the Conditional
Annexation and Zoning Agreement associated with Annexation #01006 shall
be reduced by 65.

2.6 The required easements as shown on the site plan are recorded with the
Register of Deeds.

STANDARD CONDITIONS:

3. The following conditions are applicable to all requests:

3.1 Before occupying the buildings all development and construction is to comply
with the approved plans.

3.2 All privately-owned improvements, including landscaping, are to be permanently
maintained by the owner.

3.3 The operation is to meet appropriate local and state licensing requirements. 

3.4 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

3.5 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.
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3.6 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The clerk shall file a copy of the resolution approving the special
permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant.

Prepared by

Jason Reynolds
Planner
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